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Comprehensive Housintleeds Assessment

An analysis of local demographic data and housing stock reveals key characteristics and trends in Millis
that help explain housing need and demand. In order to understand how the Town compares to its
neighbors, Millis data is compared e tSouthWest Advisory Planning Committee (SWAP), which
includes Bellingham, Dover, Franklin, Hopkinton, Medway, Milford, Millis, Norfolk, Sherborn, and
Wrentham, as well as two neighboring municipalities Medfield and Holliston, and the Commonwealth.
PleaseseeFigue 1 for a map. Ultimately, this section provides the framework for the housing production
goals and strategies to address local housing enadecluded later in this document.

Key Findings

MAPC projects that between 2010 and 2030 the total population in Millis will decline by approximately
8%, however the number of households will increase 5%, due in part to a projected decrease in
household size. As a result, additional housing produdfible needed. This assessment addresses the
housing need and demand by age, income, household type, and household size. Overall, the population
in Millis is projected to age, with the share of householders aged 60 years and older growing from less
than methird of total householders in 2010 to nearly dradf of householders in 2030. As the share of
seniors grows, Millis will need to consider options for changing housing preferences among that cohort, a:
well of younger householders entering the mal&®RC projects that Millis will need 81 new multifamily
units and 37 new single family units between 2010 and 2020. In addition to considerations on type of
units, Millis will need to consider affordability in the town. According to the U.S. CensuarBureau,
estimated on¢hird of households are cdmirdened, meaning they spend more than 30% of their

income on housing, and nearly half of the-bostiened households spend more than 50% on housing.
Currently3.8% of housing in Millis is included in the i8idesi Housing Inventory, which is short of 10%
statutory minimum.

Data Sources

This comprehensive housing needs and demand assessM#ligifmiudes a variety of data sources

that reflect historic, current, and forecasted population trends. Data sources include the U.S. Census
Bureau, the U.S. Department of Housing and Development (HUD), the Massachusetts Department of
Education, the Warrenr@up, and the Metropolitan Area Planning Council (MAPC).

The decennial Census reflects a full count of the population on April 1 of the year in which the census is
taken and reflects the most accurate population and widely available data in the Uaitesl $he

Census Bureau's Population Estimates Program (PEP) utilizes current data on births, deaths, and migrati
to calculate population change since the most recent decennial census and produce a time series of
estimates of population, demographic comgnts of change, and housing dénits.

1 https://www.census.gov/popest/about/index.html



https://www.census.gov/popest/about/index.html

The American Community Survey (ACS) is a national survey that uses continuous measurement methods
this survey, a series of monthly samples produce annual estif@tgestimates are released as five
year averages. ACS estimates are considered appropriate when the margin of error is less than 10%.

The HUD Consolidated Planning/Comprehensive Housing Affordability Strategy (CHAS) dataset is a
special tabulation of ACS data, most recently based on ACS-2008 edimates. This dataset is
utilized primarily to crogsibulate household celstirden status with household type and income status.

MAPC prepared population and housing demand projections for 164 cities and towns within the
Metropolitan Boston area. Bo#tsof projections include two scenarios: a Status Quo scenario based on
continuation of recent trends in migration, housing occupancy, and location preference; and a Stronger
Region scenario that assumes increased attraction and retention of youngamorkéghtly increased
preference for urban settings and mtdtnily housing. The Status Quo scenario found that continuation of
current levels of imigration and housing production would lead to a declining workforce and economic
stagnation over the aung decades. In contrast, the increased migration rates of the Stronger Region
scenario could fuel a job growth increase of 7% between 2010 and 2030. As a result, MAPC
recommends use of the Stronger Region scenario as the basis for housing planning.

Figure 1: Regional Context Map for Millis and Neighboring Municipalities
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2 https://www.census.gov/progranrssirveys/acs/methodology.html
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Demographics

This Housing Production Plan is grounded in a 't
An analysis of the current populatibousehold composition, race and ethnicity, and educational

attainment are some indicators that provide insight into existing housing need and demand. Projections o
the Townds future residential composition are a

Population

The Millis population increased each decade through the 20th century, but remained relatively stable
from 2000 to 2010, declining less than 1% from 7,902 residents in 2000 to 7,891 residents in 2010, as
shown ifrigure2. MAPC projects that decline will continue, at a steeper rate, between 2010 and 2020
and between 2020 and 2030. The projected population in 2020 is 7,567 residents and 7,263 residents
in 2030, declines 0#4.5% and-3.6% respectively.

In 2015 the U.S. @sus Bureau estimated a population of 8,169 residents in(8}ildgl in 2017) This
estimate diverges from MAPCOs projected decline
MAPC projections can be explained by different assumptions about howsedolehich are discussed in

the Household Composition section.

Figure2: Millis Recent and Projected Population Changes 1IB0
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In addition to a changing population size, MAPC projects a changing population coniyyosgesn
between 2010 and 2030. Overall, the population is expected to age, as shawgure 3 The 519
year old cohort is projected to decrease from 22% of the total population in 2010 to only 15% of the
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population by 2030. Likewise, the -3® year old and 5064 year old cohorts will decrease overall. The
20-34 year old cohort will increase slightly from 14% of the population in 2010 to 15% in 2030. The
population over 65 years old will increase from 13#th® population to 28%.

Figure 3: Millis Population by Age, 1992030
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Household Composition

More than population, the number and type of households (and their spending power) within a community
correlate to unit demand; each household residasamwelling unit, regardless of the number of

household members. As of the 2010 Census, Millis is home to 3,030 ho{&#&00ldscording to

2013-2017 ACS data)or an average of 2.59 persons per householdrFi§sre4 shows, the total

number of households increased by 246 house@@®96 & from 1990 to 2000 and then by 17

households less than 196 from 2000 to 2010. Going forward, projectis show a continued increase

in households in the Stronger Region scehased on demographjarojectionsBy 2030, Millis is

projected to have added 160 households, a 5% increase from 2010. Due to continued declines in
household size, the number ofdatwolds is expected to grow faster than population. This corresponds to
trends in the broader MAPC region and the Commonwealth.




Figure 4: Millis Households Projections 202030
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Household Size

Between 2000 and 2010 average household size, the nupfl@rsons per housing unit, decreased
slightly from 2.62 persons per housing unit in 2000 to 2.59 in 2010. As sheiyaran5 owner

occupied households in Millis have a higher average household size compared-tzcapted
households. The averalgeusehold size of owneccupied households in 2010 was 2.75, whereas the
average renteroccupied household is 1.96 persons. MAPC projects that overall household size will
decrease to 2.38 in 2020 and 2.26 in 2030.

Figure 5: Millis Average Household Sizgy Tenure, 20062010

Year Overall Household  Owner-Occupied RenterOccupied
Size Household Size Household Size
2000 2.62 2.81 1.99
2010 2.59 2.75 1.96
2020 2.38 -- --
2030 2.26 -- --
Source: U.S. Census 2000, 2010, and MAPC Population and Houdemand Projections,
2014

Although MAPC predicts a decreasing average household size, the American CommuniaCRpvey
Year Estimates for 2022014 show an increase in average household size68tfar Millis.(The2013-

2017 ACS data shows and average household size of #64ll households; 2.76 for owneccupied
households; and 1.91 for rerveccupied households. These figures are within the margin of error for the
2010-2014 data). This difference helps to dgm why the Census Population Estimate for 2015 shows
an increase in total population in Millis, while MAPC projections forZ2IDshow a decrease in total
population Figure6 shows that compared to its neighboring municipalities, Millis is tied for the second
lowest household size.



Figure 8 Average Hbusehold Size, Millis and Neighboring Municipalities
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Household Types

Different household types typically have different housing needs and preferences. For example, a
married couple with children may require a larger dwelling unit than an individual living alone. As
householders age or retire, they may wish to downsizealanger housing to a smaller one that

requires less maintenance or is more affordable on a{fimregdme. Younger people may want a small

unit to |ive in or one with several bedr ooms so
composition of heahold types can indicate how well suited the existing housing inventory is to residents.

The 3,030 households in Millis can be divided into families affdmdres. The former includes any
household with two or more related (by blood or marriage)grexdiving together, and the latter
includes single person households and pairs or groups of unrelated people living together.

In Millis, approximately 70% of households are family households. Compared to neighboring
municipalities, as showrFigure?7, Millis has the second lowest percentage of family households.

10



Figure 7: Households by Type, Millis and Neighboring Municipalities
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AsFigure8 shows, individuals living alone account for the majority éanaly households in Millgo@
out of 778, based on ACS 2012014 data).

Married couple households account for 58% of totaiseholds. Households with children (married couple
and single parent) account for 39% of total households. Only 8% of households fall into tfendther
category and 3% fall into the otheron family category.

Data from the 2012017 ACS show that8% of the households are married couples, 7% with a female
householder, 3% with a male householder, and 13% weréanaly households.

11



Figure 8: Millis Households by Tyge
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Head of Householder by Age

In addition to household type, the age of treads of households can indicate demand for particuiar un
types and sizes. As shown in Figure@share of young adult householders ageeB25emained the

same (18%) between 2010 and 2020 and will only increase overall by 1% to 19% by 2030. The
midde-aged cohort (those between the ages of34) will decrease from 39% in 2010 @7% in

2020, and is projected to decline to 23% by 2030. The baby boomers age@8%®ho are likely to be
downsizing and/or retiring are projected to reach peak growth ina237% of the households

compared to 29% of the households in 2010. These households are projected to decline slightly by 4%
from that peak level in 2020 to 33% of the households in 2030. However, a net increase of 4% from
2010 to 2030 remains in this bg boomer cohort. Lastly, the greatest increase amongst the age of the
heads of households is projected to occur with the elderly aged 70 arfd Drese households are
projected to grow from 12% in 2010 to 17% in 2020, and continue to grow to 25% by 2030. The
projected increase between 2010 and 2030 is more than double the number of households. In sum, the
growth of baby boomer and elderly housedteris will likely result in a reevaluation of their needs for
potentially smaller sized housing units, as well as for housing with assisted living amddblited
arrangements.

3 The total number of 2,961 households in Figure 8 is based on ACS 2014 data versus the 3,030 households in Figure 7 which
is based on Census 2010.

4The 201322017 ACS data indicates that 611 heads of households in Millis are 65 years of age or mégeir&lgshigher

than what is shown for the 2012014 ACS data, but it includes people 65 and over rather than 70 and older.
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Figure 9: Proportion and Number of Householddrg Age, 20102030
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Race and Ethnicity

Between 2000 and 2010 the Millis population became slightly more diverse with increases in residents of
all racial backgrounds, except White, Aloatino. As shownhiigure 10 the largest increase was among

Asian, notbatino (includes Pacific Islander) residents, from 1.1% of the total population in 2000 to 3.0%
in 2010. The majority of Millis Residents in 2010 were Whitel_atimo.
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Figure 10: Millis Race and Ethnicit2000-2010

Millis Percent of 2000 Percent of 2010 Population Count

Population Population Difference, 2000
2010

White, nonLatino 96.2% 92.7% -283

Black, nonLatino 0.7% 0.7% 1

Native American, 0.1% 0.3% 10

non-Latino

Asian, non-Latino, 1.1% 3.0% 148

includes Pacific

Islander

Other race, non 0.2% 0.3% 7

Latino

Two or more races, 0.8% 1.3% 44

non-Latino

Latino 0.9% 1.7% 62

Source: U.S. Census, 2000, 2010

Education

Enroliment

Although aroliment in Millis public schools has increased overalh&rik®94-95 school year,

enrollment has been declining since 2021as shown iRigures 11 and 12This decline since 2011 is
consistent with MAPCO&s popul at iMil s rpg pewltatoinsn
19 year old age cohd (as shown iRigure 3, it is likely that this decline will continue through 2030.

According to data from the MA Department of EI e
three schools is 1,223 for the 262819 academic year, which canies the projected decline

illustrated in Figure 12 below which shows enrollment at 1,362 students in t##026Xcademic

year.
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Figure 11 Millis Public School Enrollment, 1998016
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Figure 12 Millis Public School Enroliment Details 192016

School Year Number of Change from Percent Students Percent Low
Students PreviousYear of Color Income Students
1994-95 1,164 3.0% 5.7%
1995-96 1,172 0.7% 3.7% 6.7%
1996-97 1,243 5.7% 3.5% 7.2%
1997-98 1,256 1.0% 2.9% 5.8%
1998-99 1,270 1.1% 3.4% 6.7%
1999-00 1,267 -0.2% 3.2% 6.1%
2000-01 1,294 2.1% 4.3% 7.4%
2001-02 1,307 1.0% 5.3% 10.4%
2002-03 1,326 1.4% 5.0% 10%
2003-04 1,318 -0.6% 5.4% 9%
2004-05 1,336 1.3% 6.1% 11.5%
2005-06 1,325 -0.8% 8.1% 10%
2006-07 1,320 -0.4% 7.2% 13%
2007-08 1,346 1.9% 6.7% 12.4%
2008-09 1,404 4.1% 5.7% 12.1%
2009-10 1,435 2.2% 4.7% 15.7%
201011 1,465 2.0% 6.3% 15.8%
2011-12 1452 -0.9% 9.2% 16.6%
2012-13 1451 -0.1% 10.6% 16%
201314 1425 -1.8% 10.5% 17.3%
2014-15 1407 -1.3% 10.2% n/a
201516 1362 -3.3% 10.4% n/a
Source: Massachusetts Department of Elementary and Secondary Education




Educational Attainment

Among Millis residents 25 years of age and older, it is estimated thdtadhleave completed a

bachel or ds degr e eFigure 13 Millisgshslghtly abdve thesstatedevnate of 40% of

popul ation with a bachel or 6guarerefithe dMdis population hgve e r .

compl eted some col | ege O'he2@l32017 ACS indicatesdt93.5%df at e 0
[

S
the popul ation has a high school diploma or hidg

Figure 13 Educational Attainment, Millis, Subregion and State

Less than High School Some College As s o c i ¢ Bachelor's
High School Diploma Degree Degree or
More

Millis 4% 23% 16% 10% 47%
Massachusetts 10% 26% 16% 8% 40%
Norfolk 6% 21% 15% 8% 50%
County
SWAP 6% 23% 15% 9% 47%
Source: American Community SurveyYear Estimates, 20122014
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Household Income

Household income is an important determinant of how much a household can afford to pay for their
dwelling unit, either to rent or own, and whether that household is eligible for housing assistance.

According to the American Community Survéges Estimas, 20162014, median household income in
Millis is $96,773 + $17,746 ($100,230 in 20176 within the margin of error; ndamily median

household income is $39,88@pmpared to neighboring municipalities, Millis is among the lowest median
income munia@pties, as shown Figure 14.The median family income is an estimated $106, 895 +
$17,014 and the median neiamily income is $47,244 + $4,187. As showirigure 8 the majority of

Millis norfamily households are individuals living alone.

Figure 14 Median Household Income, Neighboring Municipalities

Median Household Income, with Margin of Error,
Millis and Neighboring Municipalities
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Source: American Community Survefedr Estimates, 2012014

5 Thisestimate has a coefficient of variation of 18% and should be used with some caution. In addition, the median household
incane estimate for Dover (Figuréd)Ishould be viewed with caution. It also has a coefficient of variation of 18%. Estimates
are considered reliable with coefficients of variation less than 15%.
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As shown iRigure15 of Mil |l i sd 2, 961 hous d25% éathdessthhrB % e ar
$50,000 per 2017 ACS datg)and 25% could be described as middle class households earning

between $£,000 and almost $75,00025% earn between $50,000 and $100,000 per 2017 ACS

data). Ninepercent (9%) earn between $75,000 and almost $100,{89% of the households have

incomes ranging from $100,000 and $200,000 according to 2017 ACS data) the remaiing and

| argest grouping income bracket is comprised of
$100,000 and over(or 12% that earn more than $200,00@}onsistent with Millis having the second

lowest median household income of the neighboringuwoties, Millis has the third smallest percentage

of households earning $100,000 and over, and is tied for having the fourth highest percentage (18%) of
households earning under $40,000 when compared to neighboring communities.

Figure 15:Householdincome Distribution

Household Income Distribution
Source: American Community Survdgd Estimates, 2012014
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Figure 16: Household Income Distribution Details

under $20,0000 $40,0000 $60,0000 $75,0000 $100,000 Total
Communities $20,000 $39,999 $59,999 $74,999 $99,999 andover Households
Sherborn 35 115 90 49 41 1,111 1,441
Dover 42 126 118 137 96 1,390 1,909
Millis 241 290 447 305 257 1,421 2,961
Wrentham 280 447 410 349 478 1,940 3,904
Norfolk 229 137 229 155 394 2,041 3,185
Medway 317 470 254 444 530 2,515 4,530
Bellingham 352 888 612 762 952 2,596 6,162
Holliston 536 549 464 226 568 2,685 5,028
Medfield 262 201 217 257 441 2,728 4,106
Hopkinton 326 349 331 300 566 3,347 5,219
Milford 1,288 1,533 1,994 1,003 1,368 3,520 10,706
Franklin 931 927 1,092 974 1,473 5,595 10,992

Figure 17: Millis Household Income Distribution

Millis Household Income Distribution
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Housing Stock

Type and Age

The majority of Millis housing units are sifegtely homes, comprising nearly 80% of housing units in the
town, as shown in tikégure 18estimates2013-2017 ACS data shows that 84¢2,611)of the 3,228
housing units are owreccupied and 16%4489) are renteroccupiedCompared to neighboring
municipalities, Millis has the tHodest percentage of housing stock in sifagtgly homes, with only
Franklin and Milford having a more diverseagrof housing unit options. Smaller multifamily housing,
two-family and 34 units, comprise an estimated 13% of the Millis housing stock, and larger multifamily
housing options (10 or more units) account for approximately 8% of the total stock. Across the
neighboring municipalities, muit/multifamily housing is limited.

Figure 18 Housing Units by Type, Millis and Neighboring Municipalities

Housing Units by Type, Millis and Neighboring
Municipalities
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Figure 19 shows thapproximatelytwet hi rds of Mil |l i s®& housing stoc
the population growth trend identifiegrlier. Sixtyeightp er cent of Mil Il i s8d8 2010
to population growth between 1960 and 2000, and grew at an average rat@&% each decade

during that periodas can be seen in Figure.ZDompared to its neighboring municipalities, the Millis
housing stk is on par overall with its surrounding communities in terms of the distribution of the age of its
housing stock. In terms of more recent housing production, 9% percent of its units were built in the year
2000 or after compared to 14% for Hopkinton orethigh end of the spectrum and 5% for Holliston at

the other end. Similarly, 26% of its units were built between 1980 and 1999 compareéite4@or
Wrentham, Hopkinton, Norfolk and Franklin on the high end, ah@%6gor Hollistorand Sherborn on

the lover end. See Figure 21.

Figure 19 Housing Units by Year Built, Millis and Neighboring Municipalities

Housing Units by Year Built, Millis and Neighboring
Municipalities
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Year

1890
1900
1910
1920
1930
1940
1950
1960
1970
1980
1990
2000
2010

786
1,053
1,399
1,485
1,738
2,278
2,551
4,374
5,686
6,908
7,613
7,902
7,891

Figure20: Historical Millis Population Change by Decade

Historical Population, Millis
Population % Change Previous Deca: # Change
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Figure21: Percentage of Housing Units by Year Built

Percentage of Housing Units Built by Year Built, Millis and

Neighboring Communities
Source: US Census: American Community Sofeay Estimates, 200014
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Tenure

More than threguarters of Millis housing units are owoesupied84% according t®017 ACS data.

As shown iRigure 22 compared to its neighboring municipalities, Millis has the second lowest rate of

homeownership at 78%, which is not a low homeownership rate. Given that ten other neighboring

communities have even higher rates ofdmwnership and conversely lower rental opportunities (6% to

21%) othere are limited rental opportunities across the region.

Figure 2: Occupied Units by Tenure, Millis and Neighboring Municipalities

Occupied Units by Tenure, Neighboring
Mun|C|pa||t|es
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AsFigure 23shows, Millis householders between 15 and 34 years old are the most likely to be renters

(83% to 100%), whereas those 35 and older are more likely to be owners (78% to 90%).

Figure B: Millis Household Tenure by Householder Age

Percent of Households
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Migration

Anotheraspect of housing stock availability is migratroand out of a municipality. Figure 24ows the
net Migration for Millis, by age, between 1990 and 2000, as well as 2000 and 2010. The Millis
population had a negative net change across most age grobpshiecades, with only the 33 and
35-39 age cohorts experiencing positive net migration in both decades.

Figure 2: Millis Net Migration by Age, 19962010

Millis Net Migration by Age, 1990 -2010
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According to the American Community Survéges Estimates, 90.9% + 4.7% of Millesidents lived in
their same house one year ago, or only 9.1% changed houses by moving out of or to Millis. This suggests
limited new housing opportunities in the Millis market.
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Vacancy

According to the 2012014 American Community SurveY&ar estimates, housing vacancy in Millis is
between 0 and 2%, indicating a tight housing market. Vacancy in Millis is lower than the Commonwealth
rate of approximately 10%.

Housing Market

Housing s within a community reflect numerous factors, including supply and demand. If the latter
exceeds the former, then prices and rents tend to rise. Depending on the income levels of the population,
these factors can significantly reduce affordability fottbexisting residents and those seeking to move

in.

Sales Prices and Volumes

The median home sales price in 2015 in Millis was $345000ncreased to $409,500 in 2019
according to Warren Group data. As showtrrigure 25 Millis had the thirdowest redian home sales
price in 2015 compared to neighboring municipalities. Median sales prices ranged from $275,100 in
Milford to $872,500 in Dovemn 2015.

Figure 5: Median Home Sales Price Millis and Neighboring Municipalities, 2015

Median Home Sales Price in 2015, Millis and
Neighboring Municipalities
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Millis housing prices were on the rise during the 1990s, reaching a peak in 2005 witfasifigleome
median sales price of $462,353. Housing prices began to fall in 2005 and through The Great Recession
(December 200-dune 2009), as shownkigure 26 Housing prices have not reached thelRezession

highs, but have shown increases since 2010/2011.

Figure26: Millis Median Housing Price 1992016

Millis Median Housing Price 1994 -2016
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Housing sale volumes also showed a decline during the Great Recession, as-ghow2ih
Annuakondo sales ranged from 16 to 48 sales per year between 1994 and 2015, with an average of
33 sales per year and a median of 32 sales per year. Single family homes sales ranged from 53 per
year to 123 per year, with an average of 86 sales per year and a nagdof 88 sales per year.
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Figure27: Millis Home Sales 19942015

Millis Home Sales 1994 -2015
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In the first six months of 2016, there have been 73 total sales, of which 47 are single family units and 13
are condo units.

Rent

According to the American Community Survégds Estimates, 2022014, median rent in Millis is

$1,289 + $140 ($1,557 + $142 according to 2017 ACS dat&Compared to some of its neighboring
municipalities, median gross rent in Millis is higher than most, but roughly $700 less than the highest
median grossent in the area (Sherborn), as showFiguire 28 The gross rent estimates, represent the
monthly cost of contract rent and utilities and fuels if paid by the renter. ACS estimates are the result of
monthly sampling and represent the median of retd aogoss the spectrum of housing tygmasd are

not necessarily reflective of current market rents.

6 Estimates for the municipalities of Dover, Norfolk, MedéisttiMedway are excluded from Figure 28 because their
coefficients of variation exceed 30% and are not reliable estimates.
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Figure28: Median Gross Rent, Millis and Neighboring Municipalities

Median Gross Rent, Millis and Neighboring
Municipalities
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ACS estimates from 2042016 (the most recent estimates available) indicatettfgaimedian gross rent

in Millis is $1,564 per month. Approximately 5% of renter households pay less than $1,000 per month;
41% pay between $1,000 and $1,499 per month; 51% pay between %1,500 and $1,999 per month;
and 3% pay in excess of $2,000 per month.

To better understand the current rental market in Nidjare 29summarizes rental listings from
November 2015 to May 2016 f r’dme DMab&s€dlectsPrlinet a | Li
listings from Craigslist and Padmapper. Millis listings fisrsiximonth period reveal a median rent of

$1,614 for all units, a median rent of $1,242 for shedroom units, and $1,521 for tamedroom units,

and $1,918 for threebedroom unitdzigure 29shows the rent ranges for the Millis listiAggview of

rental availability in September 2019 on websites such as Zillow and Trulia showed a range of $1,500 a
month for a ondedroom unit to $2,500 for a fotlvedroom unit.

7 The Database is under development. Listings do not include those shared by word of mouth, nor do they include final lease
data on regotiated rental rates.
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Figure29: Millis Rental Market Nov. 2018May 2016

Number  Monthly Rent PricdRange

of (Adjusted for CPI)
Bedrooms
0 $1,521

1 $1,109- $1,412
2 $1,110- $1,817
3 $1,615 $2,300
4 $1,654- $2,220
Source: MAPC Rental Listings Database, 2(

Housing Units Permitted

According to the Census Building Permit Suiigjssued 65 permits for privatetywned residential
housing units between 2010 and 2014. Of those permits, 51 were for-&angly units and 14 multi
family units, as shown in Fig8@e The survey defines tvfamily dwellings as subcategory of multifamily
residential housing. All of the 14 mfdtnily units produced in Millis from 2010 to 2014 were-family
dwelling units. Across the neighboring municipalities, most building permits were issueddarikingle
units. Of 1,950 permits issued in Mahsl neighboring municipalities between 2010 and 2014, only 365
were for multfamily units.
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Figure30: Building Permits by Type, Millis and Neighboring Municipalities 202014

Building Permits by Type, Millis and Neighboring

Municipalities 2010 -2014
Source: 2012014 Census Building Permit Survey
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Figure31: Millis Building Permits 2012014 Showing No MultifamilyProduction Over 2Jnit Dwellings

0

Millis Building Permits by Type from 2010 -2014
Source: 2012014 Census Building Permit Survey
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Recent and Future Development
Development Pipeline

Figure 32 lists ongoing or future residential development projects that are currently in the development
pipeline in MillisBetween 2018 and 2030, the Town will S&9 new units of housing if these projects

are fully builtout. A significant majority of therfid2 units) will be dedicated as senior housing or

assisted living unitaside from a smaflve unit multfamily project, the remainder of the projected new
housing units will be markete singlefamily homesCurrently, there are no 40B projects formally

before the Millis Zoning Board of Appealsstaite housing subsidy providers such as Masisgau the
Massachusetts Housing Partnership.
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Figure 2: Ongoing andFutureResidentialDevelopment

Single Townhouse Large Total
Project Family Multifamily Multifamily Housing
Units units Units Units
Glen Ellen Country Club Housing
senior housing 108 216 0 324
Hickory Hills Residential Subdivis 34 0 0 34
Woodlands Open Space
Preservation Subdivision s ¢ ¢ .
Ridge Street Open Space
Preservation Subdivision AE ¢ ¢ A8
34-36 Exchange Street 0 5 0 5
Dover Estates 4 0 0 4
Dover RoadResidences (assisted 0 107 0 107
living)
26-28 Spring Street 10 0 0 10
Acorn Place Senior Residential 0 48 0 48

Community

Apple Rock Estates 13 0 0 13



Southend Farm 52 0 0 52

Rockville Meadows Senior
Residential Community

227 Causeway Street (under revi 3 0 0 3

Source2019 MAPC MassBuilds Development Databsldés Town Website
(http://www.millis.org/Pages/MillisMA_BComm/Planning/ingiétillisPlanning Board

Projected Housing Demand

Figure 33 sbws how many new housing units will be needed and how many units will be vacated in Millis
bet ween 2010 and 2020, broken down by age cohor
Increases in demandeathe result of new households forming, people moving into the community, or
increasing preference for certain types of housing. Decreases in demand are the result people moving ou
of the community, mortality, or decreased preference for a given houogitygpa.

Figure 34shows four unit types: midtmily ownership, mufaamily rental, singléamily ownership, and
singlefamily rental. The projected change in demand by unit type and age cohort is shown on the chart.
Those who were ages 43! in 2010 will demand housing for all unit types in 2020, when they will be

ages 2544. Those who were 3% in 2010 will demand both single and migtinily units for

homeownership, as well as siFfgimily rental units, in 2020 when they are-@%, and they will le

releasing muliamily rental units back into the housing supply. Those who wédeviaB be releasing

single family units into the housing supply in 2020 when they &#8¢,@hd demanding multamily

rental and ownership units. Those who were 75aadin 2010 will be 85 and over in 2020 and will

be releasing units of all types back into the market, due to mortality, moving out, or change in status from
householder to dependent.

In sum, in 2020 there will be demand for an estimated:

A 47 moremultifamily homeownership units and 34 more +auttily rental units, for a net
demand of 81 mukiamily homes.
A 52 more singldamily homeownership units and 15 fewer single family rentals, for a net

demand of 37 singkéamily homes.
The total numberfmew units demanded will be about 118 units. As the town encourages housing

production, it should also encourage an appropriate mix of both gamglyy and multfamily unitd
particularly units that will serve households headed by those who wilGki22020.
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Figure33: Millis Net Housing Unit Demand by Cohort, 202020

Housing Unit Demand by Cohort, 2010 -2020
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The above figure describes the net changes in housing demand and households, which is critical to
understanding housing production needs. It is also important tstandé¢he total number of housing
units by type as projected for 2020, representedrigure 34 Maintenance of the existing housing stock
is important in addition to new housing production.
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Figure34: Millis Projected Housing Units Needed 2020

Total Projected Housing Net Projected Housing Unit

Units, 2020 (Millis, MA) Demand, 2020 (Millis, MA)

Multi-family Own 530 a7
Multifamily Rent 600 34
Single Family Own 2,027 52
Single Family Rent 123 -15
Total 3,280 118

Housing Affordabllity

Key Findings
Il n the previous sections, Millis®& population, h
intersection of the twid demand (people) and supply (housing uiitgs well as policy, planning, and
funding, ultimately determines hagsaffordability in a given community. In this section, the affordability
of Millis®d housing stock to its residents is a
1 Millisd median househot($100280based®n 201820 A6S 7 7 3
data o within the margin of errar)
1 6.8% of all people live below the poverty levdl.4% based on 2012017 ACS data)
1 Millis does not meet the Stateandated 10% target of affordable housing according to the most
recent Subsidized Housing Inventory and is at 3.8%.
1 35.1% of Millis houseltds are cost burdened]most half of which areonsidered severely coest
burdened.

s
\

Households Eligible for Housing Assistance

One measure of affordable housing need is the number of households eligible for housing assistance in a
community. Federal and state programs use AMI, along with household size, to identify these households
Figure 35below shows U.S. Department of HousimtjUrban Development (HUD) income limits for
extremelylow- (below 30% of AMI), veHow- (30-50% of AMI), and lowncome (5680% of AMI)

households by household size for the B&&ombridgeQuincy Metropolitan Statistical Area (MSA),

which includedillis Typically, households at 80% of AMI and below qualify for housing assistance,

though there are some exceptions based on household size and program funding.

Because HUDOs regul ations are in parthobawskidl bins
income distribution as a percent of AMI corresponds with this variable. Even though the metropolitan AMI

8 Thisestimate has a coefficient of variation of 18% and should be used with some caution. In addition, the median household
incane estimate for Dover (Figure)Ishould be viewed with caution. It also has a coefficient of wariatil8%. Estimates
are considered reliable with coefficients of variation less than 15%.

9 Source: ACS 20155-Year Estimates
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for a family of four people is $13,300 in FY19 the low income limit is set below 80% of AMI because
of high housing costs in the area.

Figure35: FY20D Affordable Housing Income Limits

1 Person $24,900 $41,500 $62,450
2 Person $28,450 $47,400 $71,400
3 Person $32,000 $53,350 $80,300
4 Person $35,550 $59,250 $89,200
5 Person $38,400 $64,000 $96,350
6 Person $41,250 $68,750 $103,500
7 Person $44,100 $73,500 $110,650
8 Person $46,950 $78,250 $117,750

The most relevant and currerformation available is Comprehensive Housing Affordability Strategy
(CHAS) data. CHAS datasets allow cross tabulation between household type and income status, as well
as housing cost burden, which is addressed later in this chapter. Household tgpairseedeby number

of people occupying a unit, family status, and age. HUD identifies five household types:

1 62 years and older, family households (2 or more related persons, ages 62 or over)

1 62 years and older, nefamily households (1 or more persomsirelated, ages 62 and
over)

1 small related households (2 persons, neither 62 years of age or over, or 3 or 4 persons)
1 large related households (5 or more persons)
9 all other households (singles,-raated living together)

According to CHAS 2008012 estimates, 630 Millis households are categorized as low income.
Moreover, among the leimcome households, 230 are considered extremely low income, as shown in
Figure36.

Datafromthe2012 017 ACS shows that 4. 4% of the Townods
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Figure36: Households by Type and Income as a Percent of AMI

Total <30% AMI 30-50% AMI  50-80% AMI  >80% AMI
Households (Extremely (Very Low (Low Income)
Low) Income)

62+ Years 425 30 70 30 295
Old, Family
62+ Years 185 40 30 15 100
Old, Non-
Family
Large Family 210 0 10 0 200
Small Family 1615 110 40 80 1,385
Other 595 50 40 85 420
Total 3,030 230 190 210 2,400
Source: CHAS 2063012

Fair Market Rents

Figure 37below illustrates Fair Market Rents, or maximum allowable rents (not including utility and other
allowances) determined by HUD for subsidized units in the Boston Metropolitan Statistical Area, which
includedMillis The upward trend reflects the annualustiment factor intended to account for rental

housing demand. Given the constraints on the Greater Boston rental housing market, rising rent is
unsurprising and points to the need for more rental housing at multiple price points. The median gross rer
in Millis, according to th2017 ACSestimates, $557 + $142, is lower than the Fair Market Rents for

2-, 3-, and 4bedroom units.

39



Figure37: FMR Rents by Unit Size, Bost@ambridgeQuincy, MANH HUD Metro FMR

FMR Rents by Unit Size, Boston -Cambridge -Quincy,
MA -NH HUD Metro FMR
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Current MGL Chapter 40B Subsidized Houdlimgentory

Under M.G.L. Chapter 40B, affordable housing units are defined as housing that is developed or
operated by a public or private entity and reserved for incesligible households earning at or below
80% of AMI. Units are secured by deed reswittio ensure affordability terms and rules. All marketing
and placement efforts follow Affirmative Fair Housing Marketing guidelines per the Massachusetts
Department of Housing and Community Development (DHCD).

Housing that meets these requirements, if approved by DHCD, is added to the Subsidized Housing
Inventory (SHI). Chapter 40B allows developers ofdogt moderateincome housing to obtain a
Comprehensive Permit to override local zoning and other restsctioi f | ess t han 10%
housing is included on the SHI or i f |l ess than
affordable housing.
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Subsidized Housing Inventory

According tadhe most recent listing BHCD(September 2017)the Subsidized Housilmyentory rate in
Millis is 3.75%6. Millis has 18 SHI units: 100 rental (87 of which are affordable in perpetuity) and 21 for
ownership, in addition td1IDDS Group Homes units.

Because the SHI is determined using the total nafribeusing units from the most recent decennial

Census (the denominator), the number of SHI units (the numerator) must increase as the number of mark
rate units increases in order to presérvever mind exceddthe current proportion. Of course, if

affordable units are lost, then the SHI drops.

Further, because M.G.L. Chapter 40B allows 100% of units in rental projects developed by a
comprehensive permit, where at leastZ836 of units are deedestricted for households earning at or
below 80% of AMIfo count towards the SHI (including the 75% that are market rate), the actual number
of affordable units in a given community is lower than the inventory indicates.

Foreclosures

Foreclosures in Millis and the region surged over the last decade. Ifokitlissures decreased from

40 in 2007 to 6 in 2012, as shown kigure 38 It is important to track this informatimtause as homes
become foreclosed, households are forced to relocate, often increasing demand for affordable housing
options.

Figure38: Millis Home Foreclosures 2062012
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Figure 39shows that compared to neighboring municipalities, Millis (as well as Norfolk) had the fourth
lowest number of foreclosures in 2012.

Figure39: Foreclosure Deeds, Millis and Neighboring Municipalitie§12

Foreclosure Deeds, Comparison Municipalities, 2012
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Housing Cost Burden

Anot her method to deter mine whether housing 1is
householdsd ability to pay their mortgage or re
Households that spend mdnan 30% of their gross income on housing are considered to be housing cost
burdened, and those that spend more than 50% are considered to be severely cost burdened.

HUD considers a rate of 30% or higher dastdened households and 15% severely-bastiened

households to pose a significant issue for a community. According to the most recent American Communi
Survey Estimates, 202014, Millis has one of the highest rates of cost burden among neighboring
municipalities, with an estimated 34% of all bbo&ls experiencing cestirden as shown Figure 40

The 20132017 ACS shows a slight increase to 35da total of 1,088 household&imost half of the

total are severely codiurdened (528 households).

Figure40: CostBurdened Households, Millis andeighboring Municipalities

Cost-Burdened Households, Area Municipalities
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The rate of codburdened households is slightly higher among Millis -@eoapied households than
renteroccupied households (35% versus 32%), as shéugune 41 However, the rate of severely cost
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burdened rentepccujped households is well above the 15% threshold at 19%, which is a HUD indicator
that there is a significant issue with the overaltvestig of the community.

Figure41: Millis CostBurdened Households by Tenure

Cost Burden Severe Cost Burden
Count Percent Count Percent
Owner-Occupied 764 70.2% 400 36.8%

RenterOccupied 324 29.8% 128 11.8%
Source2013-2017 ACS

CHAS data offers further information on affordable housing need by household type and by income

level (low, very low, extremely low, and middle income, or those earning betwd@0®@0of AMI).

CHAS cost burden data is reported using the same HUD hougpbalthssifications introduced above.

I n Millis, over hal ffamiyf undeh6g yearoof dye) are dosi huslenddpds d s 6
shown irrigure 42and nearlyong hi rd of 0ot her househol dso6- are s
third of snmall family households and etiérd of 62 years and older nefamily households are cost

burdened. Large family households experience the lowest rate of cost burden at 21%. Among 62+ years
old nonfamily households, nearly egearter are severely cost bilened.

Figure42: Millis CostBurdened Households by Household Type

Household Household Cost Burden Severe
Type Type Total (inclusive severe) Cost Burden
Count Percent Count Percent
62+ Years 425 125 29% 55 13%
Old, Family
62+ Years 185 60 32% 45 24%
Old, Non-
Family
Large Family 210 45 21% 15 7%
Small Family 1615 495 31% 155 10%
Other 595 315 53% 180 30%
Total 3030 1040 34% 450 15%
Source: CHAS 2003012

Households of any income level can become cost burdened for any nurebson$, but it is important

to consider rates of cost burden amongiogome households specifically, as shokigumne 43 These
households experience high rates of cost burden in Millis, nearbgtlarters of all lowincome

households are cost berted. Large and small families, and households designated as other, have the
highest rate of cost burden in Millis. Small family and other households have the highest rates of severe
cost burden, exceeding 50%.
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Figure43: Millis CostBurdened_ow-Income Households by Household Type

Household Household Cost Burden Severe
Type Type Total (inclusive severe) Cost Burden

Count Percent Percent

62+ Years 130 70 54% 40 31%
Old, Family

62+ Years 85 45 53% 30 35%
Old, Non-

Family

LargeFamily 10 10 100% 0 0%
Small Family 230 190 83% 130 57%
Other 175 150 86% 95 54%
Total 630 465 74% 295 47%
Source: CHAS 2063012

An analysis of cost burden among-lovery-low-, and extremeljlow-income households provides further
insightNotably, severe cost burden is most serious among extrenvehcome households, as might be
expected. Extremely low and very low income small family households are 100% cost burdened.

Figure44: CostBurden for Low, Very Low, Extremely Low Incori®useholds, by Household Type,
Millis
Extremely Low Income Very Low Low Income

Household: Cost  Severel Household: Cost Severe Household: Cost Severe
Burden burden Burden
50% 50% 70 79% 36% 30 0% 0%

62+
Years
Old,
Family
62+ 40 75%  75% 30 50% 0% 15 0% 0%
Years
old,
Non-
Family
Large 0 0% 0% 10 100% 0% 0 0% 0%
Family
Small 110 100% 59% 40 100% 63% 80 50% 50%
Family
Other 50 80% 80% 40 100% 100% 85 82% 18%

Total 230 85% 65% 190 84% 47% 210 52% 26%
Source: CHAS 2063012
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Middle-Income HousindProblems

CHAS data also indicates the extent to which middieme households (those earnind 306 of AMI)

suffer from housing problems. A household is said to have a housing problem if it has one or more of the
following problems:

1. housing unit lackemplete kitchen facilities,

2. housing unit lacks complete plumbing facilities,

3. household is overcrowded (more than one person per room)

4. household is cost burdened.

For Mi | Hncané Bouseholdsdappoximately half experience at leastoursinly problem at

each of the income levelsHigure 45

Figure45: Housing Problems for Millis Households at 80%420% of AMI

Income Total Households With 1 or more Percent
housing problems

less than 30% 330 310 94%

HAMFLO

30-50% HAMFI 220 175 80%

50-80% HAMFI 505 335 66%

80-100% HAMFI 300 140 47%

Greater than 100% 1,720 70 4%

HAMFI

Source: CHA3012-2016

Affordability Gap

Another way to measure housing affordability in a given community is to compare the median home sale
price and rent to that which a household at the
households at a given income level than housisgaffordable to them, there is an affordability gap.

In Millis, the median household incor$86s773 + $17,740 ($100,230 based on 20122017 ACS,

and still within the margin of errpthie median sales price of singéamily homes is481,000 and

$265,000 for a condo in 20911, and the median gross rent i, $5712. A typical family household with

this income can afford ownership housing priced at a maximum of $443,417 or a rental rate of $2,419

a month3. Therefore, Millis hassdightownership housindfardability surplus (instead of a gap

potentially due to the large margin of error for inadata) of $,417 for a singlefamily home, and a

rental housing affordability surplus 8@ per mont h. The medi a-familyal es p
homes is affordable to households earning the area median income. Even more so, the median

0 Housing Urban Development Area Median Family Income

11 Source: 2019 Warren Group, and Banker and Tradesman Data

12 Source: 2012017 ACS

13 Maximum affordable wnership price calculated using Zillsffordability Calculatorbased on a down payment of
$20,000, private mortgage insurance, $250 in monthly debts, andh-gear fixed rate of 3.875%. Rental rate calculated
at 30% of income, or 30,069 a year.
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condominium sales price @6%,000 is well within reach of the median households and offers an
alternatiwe to renting.

The affordability gap measurement typically undstimates housing affordability problems in a
community because it assumes a perfectly efficient housing market wherein households are evenly
distributed among housing units they can affordeality, some households occupy units they cannot
afford and some occupy units priced well below what they can afford. Affordable housing units only
reduce the codiurden rate among losncome households if they are occupied by these households. If,
instead, higheincome households occupy |leeast units or vieeersa, then costurden rates remain

high among lovincome households even in markets with an adequate supply of affordable housing.
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Development Constraints and Limitations

InMillis, residential development is influenced by various factors pertaining to the natural and built
environments; regulatory and municipal barriers; capacity limitations; and the broader planning context.
At public forums hosted for the purposes of advanthis HPP, attendees identified the following

potential barriers to housing development and affordability:

1 Natural & Built Environment
o Cardependent town with lack of alternate transit modes

1 Regulatory & Municipal Barriers
o Outdated zoning
1 Capacity Limdtions
o Limited financial resources for affordable housing creation
o No Town Planngalthough the Town recerdigpointedan Interim Economic
Developmentlanning Directdthe Town hopes to post the position soon pending funding
for a full-time position)
0 Lack of public awareness of housing needs and issues

Building on these concerns, this section provid
environmental constraints, and municipal infrastructure limitations that may impact thefcreation o
affordable housing.

Physical and Natural Constraints

Developable Land

A close look at the developed and undeveloped land of Millis, provided by the Metropolitan Area
Planning Council (MAPC) Data Services Department, reveal8d/#tGaacresof the townare coded
Residential, with 2,788 developed acres and 938 vacant dagsroximately 780 f Mi | | i s &
residentially zoned land is developeBased on the BioMap2port for Millis, the total land area is
7,848 acres, of which 28.9% or 2,268ras is protected open spaék.

There are a number of potentially developable sites tizate been identified foresidential
developmentluring the planning proce§hese are described in more detailder Goal 4in the
Affordable Housing Goals and Strategigection of this plan.

There are two MassDEP Tier 2 brownfield sites. One is located at the Millis Library at 961 Main Street
and the other at 63 Grove Stredbut those sites should not impact the future devetgmhhousing in
Millis

1 http://maps.massgis.state.ma.us/dfg/biomap/pdf/town_core/Millis. pdf
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Municipal Infrastructure (School Capacity, Water/Sewer Capacity)

Although school enrollment is projected to decline over the next few years, there is an existing
overcrowding issu&he projected student enroliment decreaflecase some of the current space
utilization issues; however it will not be enough to relieve the overcrowding that exists in thimschools.
2001, due to overcrowding at Clyde Browitementary Schoahe fifth grade was moved to the Middle
School whitis upstairs in the High School building and shares all common areas such as gymnasium,
cafeteria, library and auditorium with the High Schbois exacerbates the space and facilities
constraints in the Middle School/High School building as well. WineeGeiveda grant from the
Massachusetts School Building Authority to upgrade and expand the Clyde Brown School in order to
alleviate those problem$he school opened in September 2019.

Approximately83% of Millis is on public water ari8% is on pubtisewerMi | | i sd water su
infrastructure is capable of meeting current and future demands, especially given the future population
projections that show a decline in population. Its six wells have a safe yield of 4.6 million gallons per day
(MGD), #hough the Town is currently permitted to withdraw 0.99 MG®average day demand

ranges from 0.66 to 0.84 MGD.

There are two major devel opment projects and a
infrastructure capacity. The Glen Eemior Residential Community project, a 324 unit;5®/Bousing
development is under construction and will require approximately 80,000 gallons per day (gpd) of both
water and sewer capacity. The Dover Road Residences project was recently grantéal pespeit for

the construction of a 110 bed faciliiyhe Town has the capacity to provide wated seweirfor these

projects as well as the others currently in the pipéfioeever, after those projects are connected to the
sewer system, the Town has very little additional sewer capacity available for future growth which can
be a limiting factor in terms of new commercial and residential development.

The Town has not beeblato maintain and improve its roadways with the Chapter 90 funding
available. A recent Propositio&2override dedicated to roadway improvement funding failed two
years ago®®

Figures 4@ 48 show Environmental Conservation and Protection Aleadiyy and Hazard Areasand
Protected Water Sourceespectively.

15 James F. McKapijrector/Chief of Operations, Public WorksgHivay Department
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Figure 46 Environmental Conservation and Protection Areas
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